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Mr. Nate Sloan 

KCG Companies, LLC 

9311 N. Meridian Street, Suite 100 

Indianapolis, IN 46260 

 

RE: Appraisal of: 

The Sanctuary at Swift Creek Site 

 23.88 Acres of Vacant Land 

 Located on Swift Creek Road 

 Hartsville, South Carolina 29550 

  

Dear Mr. Sloan: 

  

In accordance with your request, I have inspected the above referenced property located on Swift 

Creek Road, in the City of Hartsville, Darlington County, South Carolina, and have made the 

requisite investigation to estimate the Market Value “As Is” of the fee simple estate of the subject 

property as of the date of my last visit to the property, September 14, 2024.  Market Value and 

Market Value “As Is” are defined in the attached report. The engagement letter for this appraisal 

can be found in the Addenda as Addendum A.   

  

Based on my investigation, analysis, and conclusions, an opinion has been formed that the Market 

Value “As Is” of the fee simple estate of subject property, as of the last visit to the property, 

September 14, 2024, subject to the General and Underlying Assumptions and General Limiting 

Conditions (which are incorporated into this letter by reference and which are fully set forth in the 

attached report), was: 

 

NINE HUNDRED FIVE THOUSAND DOLLARS 

$905,000 

 

The final estimate of value does not contain the value of any personal property or intangible items. 
 

I have attempted to prepare this appraisal report in conformity with Uniform Standards of 

Professional Practice (USPAP) developed by The Appraisal Standards Board of The Appraisal 

Foundation. The appraisal report also meets the Appraisal Institute Standards of Professional 

Practice and Code of Professional Ethics of the Appraisal Institute.  The appraisal report has been 

prepared in compliance with FIRREA Title XI, 12 CFR Party 34 (RTC). 
 

 

 
 

 

 
 

 

1493 Village Sq. - Mount Pleasant, South Carolina 29464 - (843) 284-3090 



 

 

 

 

 

Mr. Nate Sloan 

October 11, 2024 

Page Two 

 

The compensation for this report is not contingent upon the reporting of a predetermined value or 

direction in value that favors the cause of the client, the amount of the value estimate, the 

attainment of a stipulated result or the occurrence of a subsequent event.  The appraisal assignment 

is not based on a requested minimum valuation, a specific valuation, or the approval of a loan.  I 

hereby certify that I have no interest in the subject property.   

 

Respectfully submitted, 

 

 

 

 

Franklin B. Sewell, MAI 

SC State Certified General      

Real Estate Appraiser CG-2877     

NC State Certified General 

Real Estate Appraiser A8089 
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CERTIFICATION 

 

I hereby certify that, to the best of my knowledge and belief: 

 

- The statements of fact contained in this report are true and correct. 

- The reported analyses, opinions and conclusions were developed, and this report has 

been prepared, in conformity with the requirements of the Code of Professional Ethics 

and Standards of Professional Appraisal Practice of the Appraisal Institute. 

- I have no present or prospective interest in the property that is the subject of this report, 

and no personal interest with respect to the properties involved. 

- I have no bias with respect to the property that is the subject of this report or to the 

parties involved with this assignment. 

- The engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

- The compensation for completing this assignment is not contingent upon the 

development or reporting of a predetermined value or direction in value that favors the 

cause of the client, the amount of the value opinion, the attainment of a stipulated result 

or the occurrence of a subsequent event directly related to the intended use of this 

report. 

- The analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

- Franklin B. Sewell, MAI made a personal visit to the property that is the subject of this 

report. 

- No one provided significant real property appraisal assistance to the person signing this 

report. 

- The use of this report is subject to the requirements of the Appraisal Institute relating 

to review by its duly authorized representatives.  

- As of the date of this report, Franklin B. Sewell, MAI has completed the continuing 

education program for Designated Members of the Appraisal Institute. 

- I previously completed an appraisal of TMS No. 056-00-01-012 for KCG Companies, 

LLC in a report with an effective date of March 3, 2024 and a report date of March 15, 

2024. I also completed an appraisal of TMS No. 056-00-01-013 for KCG Companies, 

LLC in a report with an effective date of September 14, 2024 and a report date of 

September 20, 2024.  I have not previously appraised the subject property as a whole. 

I have performed no other prior services regarding the subject property in any capacity, 

within the three-year period immediately preceding acceptance of this appraisal 

assignment. 
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Gold Bug Valuation Services, LLC was engaged to appraise the Market Value “As Is” of the fee 

simple estate of the following real property, as of the date of the last visit to the property, 

September 14, 2024: 

 

The Sanctuary at Swift Creek Site 

23.88 Acres of Vacant Land 

Located on Swift Creek Road 

Hartsville, South Carolina 

                                          

Based on the appraiser’s investigation, analyses, and conclusions, an opinion has been formed that 

the Market Value “As Is” of the fee simple estate of the subject property, as of September 14, 

2024, subject to the General and Underlying Assumptions and General Limiting Conditions, was: 

 

NINE HUNDRED FIVE THOUSAND DOLLARS 

$905,000 

 

The final estimate of value does not contain the value of any personal property or intangible items. 

 

 

 

 

 

                                                                                                                    

Franklin B. Sewell, MAI 

SC State Certified General        

Real Estate Appraiser CG-2877 

NC State Certified General 

Real Estate Appraiser A8089                                   
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GENERAL AND UNDERLYING ASSUMPTIONS 

 

This appraisal has been made with, and is subject to, the following General Assumptions: 

 

That title to the property is assumed to be good and marketable unless otherwise 

stated.  No responsibility is assumed for the legal descriptions or for any legal 

matter. 

 

That the definition of value together with other definitions and assumptions on 

which the analyses of the appraiser is based are set forth in appropriate sections of 

this 60report and are a part of these General Assumptions as if included here in 

their entirety. 

 

That the property is considered to be under responsible ownership and management 

and free of all liens and encumbrances except as specifically discussed herein. 

 

That the facts, estimates, and opinions furnished the appraiser by others and 

contained in this report are considered to be from reliable sources and where 

feasible have been verified.  However, no responsibility is assumed for the accuracy 

of the information.  The appraiser reserves the right to modify the value estimates 

should more reliable or accurate information become available subsequent to 

delivery of this report. 

 

All engineering and/or surveys are assumed to be correct.  The sketches, plot plans, 

and drawings included in the report are included only to assist the reader in 

visualizing the property. 

 

It is assumed that there are no hidden or other unapparent conditions in the soil, 

subsoil, structures, or property which would render them more or less valuable.  

The appraiser specifically accepts no responsibility for damage by termites, wood 

borers, or any other wood infesting insects.  No responsibility is assumed for such 

conditions or for engineering or inspection which would be required to discover 

them. 

 

Unless otherwise stated in this report, the existence of hazardous material, which 

may or may not be present on or in the property, was not observed by the appraiser.  

The appraiser has no knowledge of the existence of such materials on, in, or near 

the property.  The appraiser, however, is not qualified to detect such substances. 

 

The presence of potentially dangerous or hazardous materials, gasses, or toxic 

substances may affect the value of the property and in this appraisal the value 

estimate is predicated on the assumption that there is no such element on, in, or near 

the property that would cause a loss in value.   

 

No responsibility is assumed for any such conditions or for any expertise or 

engineering knowledge required to discover them. 
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Good structural and mechanical conditions are assumed to exist and no opinion as 

to these matters is to be inferred or constructed from the attached report. 

 

It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws unless non-compliance is stated, defined, and 

considered in the appraisal report. 

 

It is assumed that all required licenses, certificates of occupancy, legislated or 

administrative consents from any local, state, or national governmental or private 

entity or organization have been or can be obtained or renewed for any use on which 

the value estimated contained in this report is based. 

 

It is assumed that the utilization of the land and/or improvements is within the 

boundaries or property lines of the property described herein and that there is no 

encroachment or trespass unless noted within the report. 

 

The Americans with Disabilities Act of 1990 ("ADA") became effective January 

26, 1992.  The appraiser has not made a specific compliance survey and analysis of 

this property to determine whether or not it is in conformity with the various 

detailed requirements of the ADA.  It is possible that a compliance survey of the 

property, together with a detailed analysis of the requirements of the ADA, could 

reveal that the property is not in compliance with one or more of the requirements 

of the Act.  If so, this fact could have a negative effect upon the value of the 

property.  Since the appraiser has no direct evidence relating to this issue, possible 

non-compliance with the requirements of the ADA was not considered in 

estimating the value of the property. 

 

Unless otherwise noted in the appraisal report, the estimated Market Value does not 

include any personal property, fixtures or other non-real estate items. 
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GENERAL LIMITING CONDITIONS 

 

This appraisal has been made with, and is subject to, the following General Limiting Conditions: 

 

The appraiser, by reason of this appraisal report, is not required to give further 

consultation, testimony, or to be in attendance in court or at any governmental or 

other hearing with reference to the property without prior arrangements. 

 

The distribution, if any, of the total valuation in this report between land and 

improvements, if any, applies only under the stated program of utilization.  The 

separated allocations for land and buildings, if any, must not be used in conjunction 

with any other appraisal and are invalid if so used. 

 

Use and disclosure of the content of this report are governed by the bylaws and 

regulations of the Appraisal Institute.  Neither all nor any part of the contents of 

this report (especially any conclusions as to the value, the identity of the appraisers 

or the firm with which they are connected, or any reference to the Appraisal 

Institute to the MAI or SRA designations) shall be disseminated to the general 

public through advertising or sales media, public relations media, news media, or 

other public means of communication without the prior written consent of the 

appraiser. 

 

Possession of this report or a copy thereof, does not carry with it the right of 

publication.  It may not be used for any purpose by any other person other than the 

party to whom it is addressed without consent of the appraiser, and in any event, 

only with properly written qualifications and only in its entirety. 

 

The party for whom this appraisal report was prepared may distribute copies of this 

appraisal report in its entirety to such third parties as may be selected by the party 

for whom this appraisal report was prepared.  However, portions of this appraisal 

report shall not be given to third parties without the prior consent of the signatories 

of this appraisal report. 

 

Additional copies of this appraisal may be obtained for an appropriate fee only with 

the knowledge and consent of the client. 
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS 

 

Property Type:     Vacant Land 

        

Property Location: Swift Creek Road, Hartsville, SC  

 

Tax Map Number:     056-00-01-012 & 013 

         

County:      Darlington 

 

Census Tract:      0106.00 

 

Date of Appraisal:     September 14, 2024 

      

Date of Report:     October 11, 2024 

 

Property Rights Appraised:    Fee Simple Estate 

 

Owner of Record:          Clarence Randall Ewing, Jr. 

 

Site Data: 23.88 Acres 

 

Flood Zone: X; 45031C0285C (February 6, 2013) 

  

Zoning:  PD, Planned Development District 

 

Highest and Best Use:     Multifamily Development 

 

Market Value “As Is” Estimate:   $905,000 
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IDENTIFICATION AND HISTORY 

 

The subject property consists of a 23.88 acre site that is located on Swift Creek Road in the City 

of Hartsville, Darlington County, South Carolina. The subject property can be identified on the 

Darlington County Assessor’s map as tax map numbers 056-00-01-012 & 013. The subject 

property is currently owned by Clarence Randall Ewing, Jr., having been acquired as a portion of 

a 23.91 acre tract from Phelix C. Byrd on February 18, 2011, by deed recorded in the Darlington 

County ROD office in Deed Book 1061 at page 9870. There are no transfers recorded for the 

subject property in the past three years.  

 

TMS No. 056-00-01-012 is currently under contract to sell to Sanctuary Villas, L.P., by assignment  

from KCG Development, LLC, with the assignment dated February 12, 2024. TMS No. 056-00-

01-012 is currently under contract to sell to KCG Development, LLC. An underlying contract was 

executed on June 22, 2023 with an original purchase price of $780,000 for the two parcels. The 

terms of the aforementioned assignment allocated the purchase prices at $585,000 to TMS No. 

056-00-01-012 and $195,000 to 056-00-01-012. The buyer originally intended to develop one 

parcel with a 9% tax credit deal and the other parcel with a 4% tax credit deal. According to the 

client, when it was determined that the two subject parcels would need to close separately, the sale 

price for TMS No. 056-00-01-013 was renegotiated at $295,000 and an Amended and Restated 

Purchase and Sale Agreement was executed on June 25, 2024. The new agreement references 

assigning the contract to a related entity, Sanctuary Villas 2, L.P., and an assignment agreement is 

included in the addenda of this document; however, it is not executed. I inquired as to whether this 

document has been executed, but have not received an answer as of the date of this report; 

therefore, KCG Development, LLC is assumed to remain the purchaser at present. The developer 

now plans to develop the two subject parcels together as a 182-unit apartment property under the 

South Carolina State Housing Finance and Development Authority’s Low-Income Housing Tax 

Credit Program. The contract contains certain financing and other contingencies related to the 

purchaser's ability to use the property for its proposed use. The development is to be called 

Sanctuary at Swift Creek.  

 

The subject property does not appear to have received a typical marketing effort prior to the 

contract ratification. The property owner indicated that the property was available for sale, but was 

not listed with an agent and there were no listing signs on the property. A representative of the 

buyer indicated that they called the seller and inquired about the site’s availability and they were 

subsequently able to negotiate the terms of the sale. The seller indicated that he researched the 

2013 sale of a parcel located on E. Washington Street Extension in order to determine a reasonable 

selling price. He stated that there have been no other contracts or offers for the property within the 

past three years. Copies of the most recent deed containing a legal description of the subject 

property, the contract, and contract amendments can be found in the Addenda as Addendum B.    
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TAX MAP 
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OWNER OF RECORD 

 

The subject property is currently owned by Clarence Randall Ewing, Jr. 

 

 

PURPOSE OF THE APPRAISAL 

 

The purpose of the appraisal is to estimate the Market Value “As Is” of the fee simple estate of the 

subject property.  

 

 

 INTENDED USE OF THE APPRAISAL 

 

The intended use of this appraisal is to aid in application to the South Carolina State Housing 

Finance and Development Authority for the Low-Income Housing Tax Credit Program.  

 

 

 CLIENT AND INTENDED USER OF THE APPRAISAL 

 

The client and intended user of this appraisal is KCG Companies, LLC, for the stated intended use. 

The South Carolina State Housing Finance and Development Authority is also considered an 

intended user of the appraisal and the Authority may rely on the representations made herein. The 

Authority reserves the right to convey a copy of the appraisal to third parties, assigns and pertinent 

parties involved in the contemplated allocation of tax credits. 

 

 

PROPERTY RIGHTS APPRAISED 

 

The subject property is appraised in the fee simple estate which is “Absolute ownership 

unencumbered by any other interest or estate, subject only to the limitations imposed by the 

governmental powers of taxation, eminent domain, police power, and escheat.”1 

 

 

DATE OF THE VALUE ESTIMATE 

 

September 14, 2024 

 

 

               DATE OF REPORT 

 

October 11, 2024 

 

 

  

 
1 Appraisal Institute, The Appraisal of Real Estate, 13th ed., p. 114. 
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DEFINITIONS OF VALUE 

 

Market Value:  as defined by The Office of the Comptroller of the Currency, is: 

 

The most probable price which a property would bring in a competitive and open market under all 

conditions requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, 

and assuming the price is not affected by undue stimulus.  Implicit in this definition is the 

consummation of a sale as of a specific date and the passing of title from seller to buyer under 

conditions whereby: 

 

1. Buyer and seller are typically motivated;  

2. Both parties are well informed or well advised, and acting in what they 

consider their own best interests; 

3. A reasonable time is allowed for exposure in the open market; 

4. Payment is made in terms of cash in U.S. dollars or in terms of financial 

arrangements comparable thereto; and 

5. The price represents the normal consideration for the property sold 

unaffected by special or creative financing or sale concessions granted by 

anyone associated with the sale. 

 

Market Value “As Is” on Appraisal Date:  An estimate of the Market Value of a property in the 

condition observed upon inspection and as it physically and legally exists without hypothetical 

conditions, assumptions, or qualifications as of the date of inspection. 
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SCOPE OF THE APPRAISAL 

 

The appraisal problem is to estimate the Market Value “As Is” of the fee simple estate of the 

subject property located on Swift Creek Road, in the City of Hartsville, Darlington County, South 

Carolina, as of the date of the last visit to the property, September 14, 2024. This appraisal report 

is in a narrative format. Franklin B. Sewell, MAI made a personal visit to the subject property. 

 

To estimate this value, I have completed the appraisal process which includes the collection, 

confirmation, analysis, and reporting of market data between the dates of August 26, 2024 and 

October 11, 2024.  The geographical area studied was defined in the Region Analysis section of 

this report.  The data was collected from various sources as follows: 

 

o A physical visit to the subject property   

 

o Recorded plats and deeds found in various county RMC and ROD offices.   

 

o Local professionals involved in the sale of properties similar to the subject 

property  

 

o Employees and publications of state and local government agencies (tax 

assessors, zoning officials, Chamber of Commerce, and so on)   

 

o Data services such as Crexi, SC Commercial MLS, Compstak, and Loopnet. 

 

This information has been confirmed when possible and analyzed to derive area and neighborhood 

trends in land values, absorption rates, growth rates, and so on.  A Market Value “As Is” indication 

for the subject property was reached using this data in a direct sales comparison approach to value 

in this report.  
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REGION ANALYSIS 

 

Location 

 

The subject property is located in the City of Hartsville, Darlington County, South Carolina.  

Darlington County is situated in the north-central portion of South Carolina and contains 567 

square miles.  Darlington County is bounded on the west by Kershaw and Lee Counties, on the 

north by Chesterfield County, on the east by Marlboro County, and on the south by Florence 

County.  The Pee Dee River forms the northern and eastern boundary, while the Lynches River 

forms the southwestern boundary.  Darlington is considered to be a part of the Florence MA.  

 

The county is rural and agricultural in nature.  There are ten municipalities and communities in 

Darlington County:  Darlington, Hartsville, Lamar, Society Hill, Lydia, North Hartsville, Clyde, 

Lydia, Mont Clare, Springville, and Dovesville.  The county seat is the City of Darlington, the 

third largest municipality in the County.  It is centrally located within Darlington County and is 

accessible by US Highway 52.  Darlington is located about 10 miles northwest of Florence, SC 

and about 94 miles southeast of the City of Charlotte, North Carolina. 

 

History 

 

This area was settled in the mid-18th century by Welsh, Scotch-Irish, and English farmers, who 

grew cotton primarily. The settlement of what is now Darlington County began in earnest after 

1736 and 1737 when the province of South Carolina set aside a vast area of land for the Welsh 

Baptist of Delaware. This Welsh Track bordered on both sides of the Pee Dee River. Soon after 

the first settlers began to arrive they constituted the Welsh Neck Baptist Church. This church was 

first located on the north side of the Pee Dee River, opposite present-day Society Hill. For almost 

thirty years settlers concentrated on the banks and small tributaries of the Pee Dee River. Beginning 

in the 1760s and continuing into the 1770s other groups slowly made their way into present-day 

Darlington and were granted lands on Lynches Creek (River), Jeffries Creek, and a host of other 

watercourses. These later settlers included descendants of French Huguenots, Scots-Irish, and the 

English. 

 

After the Revolutionary War, in 1785, Cheraw District was divided into three counties, 

Marlborough, Chesterfield, and Darlington. Darlington County was bounded by Cedar Creek, the 

Pee Dee River, and lynches Creek (River). To this day there is uncertainty concerning why the 

county was named Darlington. A new county seat was established near the center of the county, 

Darlington Court House. After 1798 the designation "county" was changed to "district." In the 

1868 South Carolina Constitution, the designation reverted to county.  Florence County was 

created out of parts of Darlington and Marion Counties in 1888. Darlington County lost additional 

territory in 1902 when Lee County was created. 

 

 

 

 

 

 

http://en.wikipedia.org/w/index.php?title=Welsh_Neck&action=edit&redlink=1
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Climate 

 

The State of South Carolina is located in what is known as the “sunbelt” region of the country due 

to its moderate climate.  The average daily temperature in Darlington in January, the coldest month, 

is 44.7 degrees Fahrenheit.  The average daily temperature in July, the hottest month, is 81.0 

degrees Fahrenheit.  The average annual daily temperature is 63.3 degrees Fahrenheit.  The mean 

yearly precipitation is 49.1 inches.  

 

Utilities         

 

Darlington County has electricity available from Duke Energy and Pee Dee Electric Cooperative.  

SCE&G also provides natural gas.  Water and Sewer service is provided by some of the individual 

municipalities and by the Darlington County Water and Sewer Authority.  Telephone service is 

provided by AT&T. 

 

Population 

 

Since peaking in 2010, the county population has declined, with the 2022 population estimated to 

be 62,398, down from 62,905 in 2020 and 68,681 in 2010.  This represents a decrease of 0.8% per 

year between 2010 and 2022.  The municipal populations have seen population decreases over the 

past three decades. The 2022 populations of the two largest municipalities in the County are as 

follows: Hartsville 7,420, down from 8,734 in 1990 and Darlington 6,083 down from 7,952 in 

1990.  Overall, the county is projected to continue to experience slow growth over the next decade. 

Following is a summary of population for Darlington County: 

 

DARLINGTON COUNTY 

 

YEAR POPULATION 

1980 62,717 

1990 61,851 

2000 67,394 

2010 68,681 

2020 62,905 

2022 62,398 
Source: US Dept. of Commerce, Bureau of the Census, &  

    SC Office of Research and Statistical Services 
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Following is a summary of population for the City of Hartsville: 

 

 

YEAR POPULATION 

1990 8,734 

2000 7,565 

2010 7,764 

2020 7,446 

2022 7,420 
Source: US Dept. of Commerce, Bureau of the Census, &  

    SC Office of Research and Statistical Services 

 

 

Government 

 

Darlington County is governed by a Council/Administrator.  The number of Council members 

total eight.  The City of Darlington is governed by a Council/Administrator.  The number of council 

members total six and the length of term is four years.   

 

Education 

 

The Darlington County School District serves approximately 10,600 students in grades K-12. The 

school district offers a well-rounded program of services that meet the needs of all children: 18 

traditional schools, seven magnet programs (arts, math & science, early college, and International 

Baccalaureate), a state-of-the-art career and technology center, an award-winning adult education 

program, a wide-range of exceptional education programs, and an alternative school for children 

who do not thrive in traditional environments. 

 

In partnership with the strong occupational program at Chesterfield-Marlboro Technical College, 

the Darlington County School District has a very aggressive Career and Technology Education 

Program. Darlington County was the first county to offer high-school level metalworking 

curriculum in South Carolina in addition to its computer technology and pre-engineering programs. 

Within this focus, the college contributes to economic growth by enhancing the employment 

potential of area residents.    

 

Higher education is available at Coker College in Hartsville.  U.S. News & World Report ranked 

Coker College sixth among the Top 10 Best Comprehensive Colleges in the South for 2004.  The 

magazines annual college guide rates colleges using a number of criteria, including peer 

assessment, freshman retention rate, graduation rate, student-faculty ratio, percentage of classes 

under 20, percentage of full-time faculty, SAT scores and alumni giving.   
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Coker is the highest ranked South Carolina comprehensive college, which is an institution that 

focuses on a wide range of undergraduate programs in the liberal arts and professional fields, such 

as business and education. There are 324 comprehensive colleges in the U.S. and 105 in the South. 

Darlington County Institute of Technology (DCII) is a place where students go to excel and prepare 

for the next phase of their lives. From classroom and shop activities to field trips to guest speakers, 

students are exposed to a wide range of opportunities. 

 

Founded in 1963 as a part of the South Carolina Technical Education System to attract industry to 

South Carolina, Florence-Darlington Technical College (FDTC), located in Hartsville, seeks to 

provide comprehensive technical education, workforce development, and educational services to 

students, businesses and industries.  Currently serving Florence, Darlington, and Marion counties, 

FDTC's initial enrollment of 250 students now exceeds 6,000 curriculum students. Its original 

campus of less than 10 acres has expanded to nearly 240 acres with a modern complex of ten major 

buildings totaling nearly 750,000 square feet. 

 

The South Carolina Governor’s School for Science & Mathematics (GSSM), located in Hartsville, 

SC, is one of 12 public, residential high schools in America for academically talented and 

motivated juniors and seniors. The two-year program is dedicated to the advanced study of science, 

technology, engineering and math (STEM). Led by PhD professors, the curriculum challenges 

students with unique courses, credits and opportunities including a six-week mentored scientific 

or business research internship. 

 

Medical Facilities 

 

Darlington County residents have access to medical facilities such as Carolina Pines Regional 

Medical Center, McLeod Medical Center, and CareSouth Carolina.  

 

Carolina Pines Regional opened in 1999, the $25 million hospital and medical campus is located 

on approximately 34 acres, conveniently located on US Highway 151 in Hartsville. The 116-bed 

complex contains specific healthcare facilities to meet the various needs of the residents of 

Hartsville and the surrounding area. 

 

Established in 1994, McLeod Darlington offers a wide range of outpatient services from physical, 

occupational and speech therapy to digital mammography, laboratory, endoscopy, surgery, pain 

management and cardiopulmonary services. In addition, the facility provides acute care with 49 

inpatient beds, a skilled care unit and more than 40 physicians who serve as members of the 

hospital's medical staff.   

 

The McLeod Darlington campus also houses a 23-bed short-term acute care inpatient psychiatric 

facility. McLeod Behavioral Health Services provides care and treatment for a wide range of 

psychiatric disorders including bipolar disorders, schizophrenia, anxiety disorders, depression and 

dual diagnoses involving drugs and/or alcohol. 
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Economic Profile 

 

Darlington, a county of just under 63,000 people is known as “the Pearl of the Pee Dee” with it’s 

largest cities being Darlington and Hartsville. Its largest towns are Hartsville and the city of 

Darlington. Flanked on the west by the scenic Lynches River, the northeast by the Great Pee Dee 

River, and the southeast by I-95, Darlington has been a prominent player in commerce (primarily 

agriculture) for centuries. Hartsville has numerous industries including Sonoco headquarters, Duke 

Energy Progress, Carolina Pines Regional Medical Center, Hilex Poly and more. The 

manufacturing industry is the largest employment sector in the county. Following is a summary of 

some of Darlington County’s largest businesses: 

 

• Nucor Steel: Nucor is the largest producer of steel in the United States, and the largest 

recycler in North America. Nucor-Darlington, located in Darlington, South Carolina, began 

operations in 1969 as Nucor’s first bar mill. It is now the largest steel bar producer in the 

Southeast. 

 

• Sonoco: From their headquarters in Hartsville, South Carolina, and more than 330 

operations in 34 countries, Sonoco produces packaging for a variety of industries and many 

of the world’s most recognized brands, serving customers in 85 nations. The company 

headquarters employs 1,347 Darlington County residents, making it the largest private 

sector employer in the county.  

 

• Georgia Pacific: Georgia-Pacific is one of the world’s leading makers of tissue, pulp, paper, 

packaging, building products and related chemicals. A global company with locations in 

30 U.S. states, the Darlington location manufactures Dixie brand paper products. It 

employs 600 employees. 

 

• Duke Energy Robinson Nuclear Plant: The Robinson plant is located near Hartsville, South 

Carolina and is also home to the Darlington Combustion Turbine Plant. They employ over 

800 employees and power over 500 thousand homes. 

 

The Duke Energy Center for Innovation, located in Hartsville, serves as a resource for local 

companies that support economic development for Hartsville and surrounding areas. The Center 

helps fledgling businesses find the available resources, advice and learning opportunities which 

will help them find commercial success. Through the program, innovators gain access to a variety 

of hands-on support in developing and evaluating tech-focused products, protecting intellectual 

property, finding financing opportunities and cultivating business relationships. 
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The unemployment rate in Darlington County in December 2023 was the 17th lowest of South 

Carolina’s 46 counties. Following a spike in unemployment during the pandemic, the rate has 

gradually dropped back to approximate historical lows over the past two years.  The county’s 

unemployment rate was reported at 3.4% in December 2023. South Carolina’s unemployment rate 

was 3.1% in December 2023 and nationally, the unemployment rate was 3.5%. 
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Recreation  

 

Darlington County and its communities provide a diverse entertainments to residents and visitors, 

from historic attractions to an increasing level of sports and recreation venues, Entertainment can 

be found in the counties’ colleges or community theaters.  

 

The Darlington Raceway opened in 1950 as stock car racing’s first superspeedway. The narrow 

racing groove and disproportionately banked curves have created one of the most demanding ovals 

in NASCAR. Fans and drivers hail Darlington Raceway as the track TOO TOUGH TO TAME, 

the most unpredictable and toughest in NASCAR racing. 

 

Liberty Lane is a beautiful outdoor area that houses the Winston Walk of Fame which honors 

NASCAR stock car drivers who have won at Darlington Raceway. Visitors can compare their 

hands with those of NASCAR greats like Neil Bonnett, Dale Earnhardt, Bill Elliott, Harry Gant 

and Richard Petty who have left their handprints in the cement of the Lane. 

 

Kalmia Gardens of Coker College, located in Hartsville, is 56 acres of thriving botanical 

attractions. New areas include an expanded boardwalk down to and along Black Creek, a sensory 

garden, an herb garden and a memory garden. The gardens also border the 700-acre Segars-

McKinnon Heritage Preserve. Combined, the gardens and preserve cover an area almost as large 

as New York's Central Park, earning Hartsville the nickname, "The Park with the City in It." 

 

The Cotton Trail is a heritage corridor showcasing the impact of cotton on the rural south. 

Stretching some ninety miles from 1-20 to 1-95, it links Bishopville, Hartsville, Society Hill, 

Cheraw and Bennettsville as well as such interesting smaller communities as Clio and Blenheim. 

Sites along the trail include museums, gardens, historic houses, working cotton fields, and working 

cotton gins. 

 

Carolina Plantation is the only colonial plantation to still offer rice commercially in the 

Carolina's. The rice is planted in mid-April, flooded when the shoots are five inches tall, and 

harvested in September. Sold in 5-lb bags in specialty shops across the state, the rice is also 

featured on the menus of upscale restaurants. Martha Stewart selected Carolina Plantation 

Aromatic Rice as the most aromatic rice grown in America. 

 

Byerly Park, a 93-acre multi-use recreation complex developed to improve to the quality of life 

for residents of Hartsville and the surrounding areas, is one of the finest sports facilities in the 

Southeast. The result of numerous land gifts to the City of Hartsville, the park is named for the 

Byerly Foundation, a longtime donor to the facility. 

 

Byerly Park offers year-round activities for both youth and adult athletes. Venues such as soccer, 

softball, baseball, football, basketball, volleyball, tennis, track and field and horseshoes are all 

inclusive within Byerly Park. Those who want to enjoy the outdoors and be healthy may use out 

1.2 mile lighted walking trail, the Terrence J. Herrington Track or the fitness center in the Coach 

T.B. Thomas Sports Center. In addition, Byerly Park has two playgrounds for our future athletes 

to play on and be a part of the action.   

 

http://www.darlingtonraceway.com/
http://www.kalmiagardens.org/
http://www.sccottontrail.org/
http://www.carolinaplantationrice.com/
http://www.hartsvillesc.gov/newcomerswe-like-to-call-it-welcome-home/parks-other-facilities/byerly-park-recreation-complex/
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Byerly Park’s newest addition is a multifunctional water play area including water jets, water 

cannons, dumping buckets and water slides. Featuring trained staff on duty and concession sales, 

Piratesville counts among the largest splash pad facilities in South Carolina. The splash pad 

operates every day except Monday when Darlington County schools are on summer vacation. One-

day fees and season tickets are available during the operating season, as are private rentals before 

and after regular hours. 

 

The SC Sweet Potato Festival is the longest-running festival in Darlington County (since 1983). 

The SC Sweet Potato Festival now attracts audiences of over 17,000 people. It is held the second 

Saturday in October each year on the Public Square in downtown Darlington. 

 

The Hartsville Museum is housed in the former post office and library. The Museum offers both 

permanent and traveling exhibits and focuses on the history of Hartsville and the Pee Dee. The 

changing display area features local artists and historical exhibits. The Museum boasts a permanent 

collection of Native American artifacts collected along the Pee Dee River. Agricultural artifacts 

on display include the brown and green cotton still grown in Darlington County. A special display 

is dedicated to Eastern Carolina Silver Company, which was located in Hartsville in 1907. 

Children and adults alike are fascinated by the 1899 Locomobile Steam Car, the first automobile 

in South Carolina. 

 

Transportation 

 

The County fronts on both Interstate 20 and Interstate 95 - two of the major trade routes in the 

eastern United States. Darlington County’s highway network includes both I-95, the primary 

north-south east coast corridor, and I-20, a major east-west artery. Businesses and industries 

located in the County also have access to three major US Highways - 15, 52 and 401. Both 

Darlington and Hartsville are serviced by major four-lane highways with direct access to I-20 and 

I-95. South Carolina Central Railroad operates 27 miles within Darlington County, SC. The 

railway service interchanges with Class 1 Railroad CSXT in Florence, SC and provides 

safe/reliable, customer-focused rail transportation via local operational leadership. 

 

Florence Regional Airport is ten miles from Darlington County and provides daily flights to 

Charlotte Douglas International Airport. Myrtle Beach International Airport (approximately 80 

miles) and Columbia Metropolitan Airport (approximately 80 miles) also provide convenient air 

service options. Darlington County offers access to the Port of Charleston (approximately 140 

miles), and the Port of Georgetown (approximately 85 miles). There is no public transportation. 

 

Summary 

 

Darlington County is located in the north-central area of South Carolina.  The City of Hartsville is 

located in the western portion of the county. The economy is based primarily on manufacturing.  

There has been a decline in population in recent years; however, the four basic factors that 

influence value: social, economic, government, and environmental considerations, appear to be 

fairly well balanced in Darlington County.   

  

http://www.hartsvillemuseum.org/
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CITY AND NEIGHBHORHOOD ANALYSIS 

 

The subject property is located on Swift Creek Road, in the City of Hartsville, Darlington County, 

South Carolina. The subject property is located on Swift Creek Road, with additional frontage on 

Washington Street Extension, in the City of Hartsville, Darlington County, South Carolina. Swift 

Creek Road is a two-lane, asphalt paved, 66’ right-of-way, without curb and gutter, street lights, 

or sidewalks. Swift Creek Road begins at S. Fourth Street in Hartsville and runs southeastwardly 

approximately seven miles, terminating at N. Center Road, in rural Darlington County. 

Washington Street Extension is a two-lane, plus central turn lane, asphalt paved, 66’ right-of-way, 

with curb and gutter and street lights, but no sidewalks. Washington Street Extension terminates 

at a cul-de-sac, which is adjacent to the subject property. Washington Street Extension intersects 

with South 4th Street approximately 800’ west of the subject property. This intersection has a 

traffic signal. 

 

The general subject neighborhood is considered to be the City of Hartsville. Hartsville is located 

in northwestern Darlington County. U.S. Route 15 bypasses the city to the southeast. South 

Carolina Highway 151 bypasses the city to the southwest; it leads southeast 14 miles to Darlington, 

the county seat. Columbia, the state capital, is 70 miles to the southwest. According to the United 

States Census Bureau, Hartsville has a total area of 6.2 square miles, of which 5.7 square miles is 

land and 0.4 square miles is water. Prestwood Lake, an impoundment on Black Creek, is on the 

northern border of the city. Black Creek is part of the Pee Dee River watershed. 

 

The area surrounding Hartsville was once home to several Native American tribes, including the 

Pee Dee, Catawba, Chicora, Edisto, Sane, and Chicora-Waccamaw, who inhabited the region until 

European settlers arrived. The tribes were ultimately wiped out due to diseases brought in by 

settlers. Hartsville's first settlement began around 1760. The town is named for Captain Thomas 

E. Hart, who eventually owned most of the land in the community. Hart started a successful 

mercantile business, but he lost his business and his land during the economic depression of 1837–

1838. In 1845, Thomas Hart's son, John Lide Hart, purchased 495 acres of land in what is now 

downtown Hartsville from Colonel Law. John Hart went on to establish a carriage factory, steam-

powered saw mill, grist mill, general store, and Hartsville Baptist Church. Caleb Coker purchased 

the carriage factory for his son James Lide Coker in 1855.  

 

James Lide Coker came to Hartsville in 1857 with plans to implement new farming methods taught 

to him at Harvard College. His plans were interrupted by the start of the Civil War, in which he 

became a major for the Confederacy. He returned to Hartsville injured and found that his plantation 

was in shambles. He made plans to reconstruct his plantation and bring prosperity to the town of 

Hartsville. Major Coker established Welsh Neck High School which later became Coker College. 

He also went on to establish a seed company, oil mill, fertilizer plant, the Coker and Company 

General Store, a bank, and the Southern Novelty Company, now known as Sonoco Products 

Company. Even with his own successes in business, Coker and his family were unable to convince 

other business owners in the area to build a railroad spur, and so they decided to build their own, 

which became the Hartsville Railroad, completed in 1889. 
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The railroad would eventually become part of the South Carolina Central Railroad, and the 

Southern Novelty Company and Carolina Fiber Company merged to form Sonoco Products 

Company. Sonoco would eventually expand to a global scale and become a Fortune 500 company. 

 

Hartsville has a council–manager government. The city council, Hartsville's legislative body, is 

made of a mayor who is elected at large, and six council members who are elected in single-

member districts, with one member elected by his/her peers as Mayor Pro-Tem. 

 

 

The immediate subject neighborhood is considered to the southeastern segment of the City of 

Hartsville. The neighborhood is loosely bounded by West Carolina Avenue to the north and the 

municipal limits to the east, south, and west. Hartsville’s historic downtown lies just north of the 

subject neighborhood. South 4th Street and South 5th Street are the main commercial arteries for 

the immediate subject neighborhood as well as the City of Hartsville, with the majority of new 

development occurring in the immediate subject neighborhood. Located at the northwest corner of 

the South 4th Street and Washington Avenue intersection lies the Hartsville Mall shopping center.  

This shopping center is anchored by Belk and Roses. There are banks and restaurants located on 

its outparcels. The northeastern corner of this intersection has recently been developed with a 

Lowes hardware store. Also on Washington Street Extension, a new Darlington County Humane 

Society animal adoption and education center is currently under construction. At the southeastern 

corner of the intersection is a Goodwill store. Other development located nearby on South 4th Street 

includes a Walmart Supercenter anchored shopping center, a Dollar General store, an Ace 

Hardware store, Big Lots, a Sears Home Store, gas station/convenience stores, a pharmacy, and 

several fast food restaurants. Development on South 5th Street in proximity to its intersection with 

Washington Avenue includes a Piggly Wiggly grocery store, CVS and Walgreens pharmacies, an 

Advance Auto Parts store, a Habitat for Humanity Store, an apartment community, and several 

fast food restaurants. An affordable housing apartment property is planned for a 9.94 acre site that 

fronts on East Washington Extension and is adjacent to the subject property. A mobile home park 

is adjacent to the subject property on Swift Creek Road. Further north on Swift Creek Road is 

another mobile home park and two apartment developments. Traveling southeast on Swift Creek 

Road, there are scattered single-family homes and service oriented commercial uses in proximity 

to the municipal limits. The subject neighborhood has all necessary utilities available; however, 

water and sewer services are limited for some properties.  

 

To summarize, the subject neighborhood is located in the City of Hartsville.  The City of Hartsville 

is the largest municipality in the county.  Property values are currently believed to be stable, 

overall. The area population has been declining in recent years; however, area unemployment is 

low and the economic outlook is considered to be positive for the long term.  
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SITE ANALYSIS 

 

The subject property is located on Swift Creek Road, with additional frontage on Washington 

Street Extension, in the City of Hartsville, Darlington County, South Carolina. Swift Creek Road 

is a two-lane, asphalt paved, 66’ right-of-way, without curb and gutter, street lights, or sidewalks. 

Swift Creek Road begins at S. Fourth Street in Hartsville and runs southeastwardly approximately 

seven miles, terminating at N. Center Road, in rural Darlington County. Washington Street 

Extension is a two-lane, plus central turn lane, asphalt paved, 66’ right-of-way, with curb and 

gutter and street lights, but no sidewalks. Washington Street Extension terminates at a cul-de-sac, 

which is adjacent to the subject property. Washington Street Extension intersects with South 4th 

Street approximately 800’ west of the subject property. This intersection has a traffic signal. 

 

I was provided with a topographic survey dated April 22, 2024 that shows the size of TMS No. 

056-00-01-012 as totaling 9.64 acres, but a size is not shown for TMS No. 056-00-01-012. I 

contacted the surveyor and he provided an updated survey which shows TMS No. 056-00-01-013 

as totaling 14.24 acres, indicating a total size of the subject property of 23.88 acres. The updated 

survey does not show a size for TMS No. 056-00-01-012, therefore, I have included copies of both 

surveys following in this section, along with a flood plain map.  

 

The survey shows the subject site has having 1,216.09’ of frontage along the western side of Swift 

Creek Road and 240.62’ of frontage on the southern side of East Washington Extension. The size 

of the subject tract is within the typical range for vacant sites in the subject neighborhood. The 

survey indicates that the subject property does not lie in a flood hazard area. A review of a FEMA 

flood plain map indicates that the tract appears to be located in an X flood zone, a non-hazard area. 

The tract appears to be basically level. The survey shows the subject site as ranging from 

approximately 211’ to 215’ above MSL, with the exception of a drainage ditch that runs through 

the center of the site and a small retention pond located in the northern portion of the site. The tract 

is at, or slightly above road grade. Drainage is assumed to be adequate. There are no known 

wetlands on the site. No information has been provided as to the soils on the subject tracts. An on-

site visit did not reveal any adverse soil conditions; however, no responsibility is assumed for any 

soil or sub-soil conditions. There are no easements shown on the survey. A visit to the site revealed 

the majority of the tract to be cleared. The site is located in census tract 0106.00. The subject 

property has all necessary utilities available. 

 

In summary, the subject property consists of a 23.88 acre site, which is functional for development. 

There were no adverse conditions noted. The site is well located in proximity to the commercial 

center of Hartsville and appears to meet the standards of the typical purchaser in the market.   
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ASSESSMENT AND TAXES 

 

The subject property is located in Darlington County.  Property valuation and assessment are the 

responsibility of the Darlington County Assessor. Under South Carolina Statutes and Constitution, 

all the property in the State of South Carolina is appraised by the County Assessors at Market 

Value, and assessed based on a system of classification.  Industrial properties falling under certain 

classifications are appraised by the South Carolina Tax Commission.  This system provides that 

these industrial properties carry a 10.5% ratio of assessment to Market Value. 

 

Commercial properties are appraised at Market Value and assessed at 6% of that value. All other 

properties, except qualifying primary owner-occupied residences and properties which qualify for 

agricultural use valuation are assessed at 6% of Market Value.  Owner occupied residences may 

be assessed at 4% upon application.  Agricultural properties which qualify for agricultural use 

valuation are assessed on the basis of 4% or 6% of Use Value depending on the type of ownership. 

  

The subject property is currently appraised at a total market value of $28,400 and taxed at an 

agricultural use value of $2,800. The property is assessed at 6% or $110. After local option tax 

credits, the 2023 net taxes for the subject property totaled $41.48. The 2023 taxes have been paid. 

The 2023 millage rate was 480.80. 

 

Based on the recently passed change in the new South Carolina tax law, properties are appraised 

at up to 75% of market value upon sale. The new taxable value is based on a 25 percent exemption 

off the assessor’s fair market value at the point of sale, but this new taxable value may not be less 

than the fair market value determined by the most recent assessment prior to the sale. If the subject 

property were to sell for the value estimated in this report of $905,000, the tax assessor’s appraised 

market value would be expected to increase to $678,750 ($905,000 x 0.75). 

 

If the subject property use changes from agricultural use to any other use, rollback taxes will be 

assessed. Rollback taxes are calculated by determining the difference between what taxes had been 

paid at the agricultural use rate and what would have been paid if the property had been taxed at 

the market value tax rate, for five years prior to the change in use. According to the pending sale 

contract, the seller is responsible for paying 2024 or 2025 rollback taxes. 
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ZONING 

 

The subject property is zoned PD, Planned Development District, by the City of Hartsville.  

According to the City of Hartsville’s zoning ordinance, planned development is defined as an area 

of land to be developed under a single, overall plan that requires greater flexibility with zoning 

and site design regulations. A planned development may include a mixture of residential, 

commercial, and/or other uses or focus on design concepts for a specific use. According to Brenda 

Kelly, Senior Planner with the City of Hartsville planning department, the subject property is 

designated for B-3, General Business use. This is a flexible zoning district that allows a wide 

variety of commercial uses, as well as residential dwellings.  

 

Build-to lines for new construction shall be based on the average building line of existing buildings 

located on common street frontages, determined for a distance of up to 100′ from each side lot line 

at the street front. The build-to line for corner lots shall be determined by taking the average 

building line for each cross street. For construction on sites where no buildings are located within 

average building line, the regular design district requirements apply. The side setback is 0′ if 

adjacent to other business, 10′ if adjacent to a residential zone. The rear setback is five feet if 

adjacent to other business, ten feet if adjacent to a residential zone.  The minimum side and rear 

setbacks are equal to one-half the building height from grade on each particular side or rear facade. 

Allowed multifamily residential density varies by the number of stories and number of bedrooms. 

The range is 9 units per acre for a one-story building with units containing 4 or more bedrooms, to 

29 units per acre for a four-story or higher building with efficiency apartments. 

 

The subject property is also subject to Easements, Covenants, Conditions and Restrictions, dated 

September 29, 2006 and recorded in the Darlington County ROD Office in book 1045, at page 

6190. This document contains some use restrictions for the subject property; however, most 

commercial uses are allowed and multifamily residential use is not a restricted use. The document 

also includes a requirement of not less than 5 parking spaces per 1,000 S.F. of building area, except 

in the case of restaurants, whose requirement is 10 spaces per 1,000 S.F. of building area. 

According to the client, they are currently in the process of having the restrictions removed from 

the property.  

 

The subject site is currently vacant and, therefore, meets all zoning requirements. Copies of 

pertinent sections of the City of Hartsville Zoning Ordinance can be found in the Addenda as 

Addenda C. 
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HIGHEST AND BEST USE ANALYSIS 

 

Highest and Best Use may be defined as “the reasonably probable and legal use of vacant land or 

an improved property, which is physically possible, appropriately supported, financially feasible, 

and that results in the highest value.”2 

  

Therefore, any use of a property must meet the four tests of being legally permissible, physically 

possible, financially feasible, and maximally productive. 

 

Legally Permissible:  The subject property is zoned PD, Planned Development District, by the 

City of Hartsville.  According to the City of Hartsville’s zoning ordinance, planned development 

is defined as an area of land to be developed under a single, overall plan that requires greater 

flexibility with zoning and site design regulations. A planned development may include a mixture 

of residential, commercial, and/or other uses or focus on design concepts for a specific use. 

According to Brenda Kelly, Senior Planner with the City of Hartsville planning department, the 

subject property is designated for B-3, General Business use. This is a flexible zoning district that 

allows a wide variety of commercial uses, as well as residential dwellings.  

 

Build-to lines for new construction shall be based on the average building line of existing buildings 

located on common street frontages, determined for a distance of up to 100′ from each side lot line 

at the street front. The build-to line for corner lots shall be determined by taking the average 

building line for each cross street. For construction on sites where no buildings are located within 

average building line, the regular design district requirements apply. The side setback is 0′ if 

adjacent to other business, 10′ if adjacent to a residential zone. The rear setback is five feet if 

adjacent to other business, ten feet if adjacent to a residential zone.  The minimum side and rear 

setbacks are equal to one-half the building height from grade on each particular side or rear facade. 

Allowed multifamily residential density varies by the number of stories and number of bedrooms. 

The range is 9 units per acre for a one-story building with units containing 4 or more bedrooms, to 

29 units per acre for a four-story or higher building with efficiency apartments.  

 

The subject property is also subject to Easements, Covenants, Conditions and Restrictions, dated 

September 29, 2006 and recorded in the Darlington County ROD Office in book 1045, at page 

6190. This document contains some use restrictions for the subject property; however, most 

commercial uses are allowed and multifamily residential use is not a restricted use. The document 

also includes a requirement of not less than 5 parking spaces per 1,000 S.F. of building area, except 

in the case of restaurants, whose requirement is 10 spaces per 1,000 S.F. of building area. The 

subject site is currently vacant and, therefore, meets all zoning requirements. According to the 

client, they are currently in the process of having the restrictions removed from the property. 

         

  

 

2.  Appraisal Institute, The Appraisal of Real Estate, 13th ed., p. 278. 



 

 

35 

Physically Possible: The subject property is located on Swift Creek Road, with additional frontage 

on Washington Street Extension, in the City of Hartsville, Darlington County, South Carolina. 

Swift Creek Road is a two-lane, asphalt paved, 66’ right-of-way, without curb and gutter, street 

lights, or sidewalks. Swift Creek Road begins at S. Fourth Street in Hartsville and runs 

southeastwardly approximately seven miles, terminating at N. Center Road, in rural Darlington 

County. Washington Street Extension is a two-lane, plus central turn lane, asphalt paved, 66’ right-

of-way, with curb and gutter and street lights, but no sidewalks. Washington Street Extension 

terminates at a cul-de-sac, which is adjacent to the subject property. Washington Street Extension 

intersects with South 4th Street approximately 800’ west of the subject property. This intersection 

has a traffic signal. 

 

I was provided with a topographic survey dated April 22, 2024 that shows the size of TMS No. 

056-00-01-012 as totaling 9.64 acres, but a size is not shown for TMS No. 056-00-01-012. I 

contacted the surveyor and he provided an updated survey which shows TMS No. 056-00-01-013 

as totaling 14.24 acres, indicating a total size of the subject property of 23.88 acres.  

 

The survey shows the subject site has having 1,216.09’ of frontage along the western side of Swift 

Creek Road and 240.62’ of frontage on the southern side of East Washington Extension. The size 

of the subject tract is within the typical range for vacant sites in the subject neighborhood. The 

survey indicates that the subject property does not lie in a flood hazard area. A review of a FEMA 

flood plain map indicates that the tract appears to be located in an X flood zone, a non-hazard area. 

The tract appears to be basically level. The survey shows the subject site as ranging from 

approximately 211’ to 215’ above MSL, with the exception of a drainage ditch that runs through 

the center of the site and a small retention pond located in the northern portion of the site. The tract 

is at, or slightly above road grade. Drainage is assumed to be adequate. There are no known 

wetlands on the site. No information has been provided as to the soils on the subject tracts. An on-

site visit did not reveal any adverse soil conditions; however, no responsibility is assumed for any 

soil or sub-soil conditions. There are no easements shown on the survey. A visit to the site revealed 

the majority of the tract to be cleared. The site is located in census tract 0106.00. The subject 

property has all necessary utilities available. 

 

In summary, the subject property consists of a 23.88 acre site, which is functional for development. 

There were no adverse conditions noted. The site is well located in proximity to the commercial 

center of Hartsville and appears to meet the standards of the typical purchaser in the market.   

 

Financially Feasible:  Next I will consider financially feasible uses for the subject property.   The 

immediate subject neighborhood is considered to the southeastern segment of the City of 

Hartsville. The neighborhood is loosely bounded by West Carolina Avenue to the north and the 

municipal limits to the east, south, and west. Hartsville’s historic downtown lies just north of the 

subject neighborhood. South 4th Street and South 5th Street are the main commercial arteries for 

the immediate subject neighborhood as well as the City of Hartsville, with the majority of new 

development occurring in the immediate subject neighborhood. Located at the northwest corner of 

the South 4th Street and Washington Avenue intersection lies the Hartsville Mall shopping center.  

This shopping center is anchored by Belk and Roses. There are banks and restaurants located on 

its outparcels.  
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The northeastern corner of this intersection has recently been developed with a Lowes hardware 

store. This store is located diagonally across Washington Street Extension from the subject 

property. Directly across Washington Street Extension from the subject property, a new Darlington 

County Humane Society animal adoption and education center is currently under construction. At 

the southeastern corner of the intersection and adjacent to the subject property, is a Goodwill store. 

Other development located nearby on South 4th Street includes a Walmart Supercenter anchored 

shopping center, a Dollar General store, an Ace Hardware store, Big Lots, a Sears Home Store, 

gas station/convenience stores, a pharmacy, and several fast food restaurants. Development on 

South 5th Street in proximity to its intersection with Washington Avenue includes a Piggly Wiggly 

grocery store, CVS and Walgreens pharmacies, an Advance Auto Parts store, a Habitat for 

Humanity Store, an apartment community, and several fast food restaurants.   

 

To summarize, the subject neighborhood is located in the City of Hartsville.  The City of Hartsville 

is the largest municipality in the county.  Property values are currently believed to be stable, 

overall. The area population has been declining in recent years; however, area unemployment is 

low and the economic outlook is considered to be positive for the long term.  

 

Commercial, single-family or multifamily residential use would be allowed for the subject site. 

There is good demand for affordable multifamily housing in the area and due to its location in 

proximity to the retail center of the immediate subject neighborhood, a commercial use of the 

subject site would also be feasible; however, Swift Creek Road is primarily developed with 

residential uses. Due to its location off the main thoroughfare, but in proximity to desirable 

amenities, the subject site is well suited to multifamily development. A survey of existing 

apartment properties within the subject market area was published by Shaw Research in April 2024 

and overall average occupancy was reported at 97.6%. There have been no market rate properties 

constructed in the subject market in recent years; however, new tax credit apartment communities 

were constructed in the subject neighborhood in 2016 and 2019. Government assisted development 

such as tax credit properties have typically made development feasible in areas where rents are 

low. Based upon the foregoing information, I believe that the most financially feasible use for the 

subject site would be low-income multifamily development with government assistance. 

 

Maximally Productive:  The most financially feasible use for the subject site, as though vacant, 

would be multifamily development.  Therefore, the maximally productive use for the subject site, 

as though vacant, would be low-income multifamily development with government assistance. 

 

Conclusion 

 

The highest and best use for the subject site “as though vacant” is low-income multifamily 

development with government assistance. The most likely buyer would be a regional developer.   
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VALUATION METHODOLOGY 

 

The valuation process begins when an appraiser identifies the appraisal problem and ends when 

he or she reports a conclusion to the client.  Each real property is unique and many different types 

of value can be estimated for a single property.  The most common appraisal assignment is 

performed to estimate market value; the valuation process contains all the steps appropriate to the 

type of assignment.  The model also provides the framework for estimating any other defined 

value.  Furthermore, evaluation assignments often call for value estimates which are derived 

through application of the valuation process. 

 

The valuation process is accomplished through specific steps; the number of steps followed 

depends on the nature of the appraisal assignment and the data available.  The model indicates a 

pattern that can be used in any appraisal assignment to perform market research and data analysis, 

to apply appraisal techniques, and to integrate the results of these activities into an estimate of 

defined value. 

 

Research begins after the appraisal problem has been defined.  The analysis of data relevant to the 

problem starts with an investigation of trends observed at all market levels - international, national, 

regional, community, and neighborhood.  This examination will help the appraiser understand the 

interrelationships among the principles, forces, and factors that affect real property value in the 

specific area.  It also provides raw data from which to extract quantitative information and property 

value over a number of years, the population movement into and area, and the number of 

employment opportunities available the effect on the purchasing power of potential property users.  

These data can be analyzed and employed to estimate a defined value. 

 

Traditionally, appraisal techniques are the specific procedures within the three approaches that are 

applied to derive indications of real property value.  Other procedures such as the use of inferential 

statistics and economic models also contribute to appraisals.  One or more approaches to value 

may be used depending on their applicability to the particular appraisal assignment.   

 

In assignments to estimate market value, the ultimate goal of the valuation process is a well-

supported value conclusion that reflects all the factors that influence the market value of the 

property being appraised.  To achieve this goal, an appraiser studies a property from three different 

viewpoints, which correspond to the three traditional approaches to value. 

 

1.   The current cost of reproducing or replacing the improvements, minus the loss in 

value from depreciation, plus site value - the cost approach. 

 

2. The value indicated by recent sales of comparable properties in the market - the 

sales comparison approach. 

 

3. The value of a property's earning power based on the capitalization of its income - 

the income capitalization approach.  

 

The three approaches are interrelated; each requires the gathering and analysis of cost, sales, and 

income data that pertain to the property being appraised. 
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From the approaches applied, the appraiser derives separate indications of value for the property 

being appraised.  One of more of the approaches may not be applicable to a specific assignment or 

may be less reliable due to the nature of the property, the needs of the client, or the data available. 

 

To complete the valuation process, the appraiser integrates the information drawn from market 

research and data analysis and from the application of approaches to form a value conclusion.  This 

conclusion may be present as a single point estimate of value or as a range within which the value 

may fall.  An effective integration of all the elements in the process depends on the appraiser's 

skill, experience, and judgement.3                        

 

3.  Appraisal Institute, The Appraisal of Real Estate, 11th ed. 
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SALES COMPARISON APPROACH TO VALUE 

 

The major premise of the Sales Comparison Approach to Value is that no prudent purchaser would 

pay more for a property than the cost to acquire a property of similar utility in the competing 

market.  The principles that apply are those of substitution, supply and demand, and externalities.   

 

I have researched the market and have located the following sales of properties used in estimating 

a value for the subject property. I have located three sales that are believed to be comparable to 

the subject property. Two comparable sales were located in the Hartsville submarket.  Due to a 

lack of recent sufficiently sized comparable sales located in the subject submarket, I have also 

utilized a sale located in Camden, SC, in adjacent Kershaw County. The sales are discussed below 

and shown on a chart at the end of this section entitled “Land Sales Chart.” Sales summary sheets 

follow the chart.  

 

Market Sales: 

 

Land Sale No. 1: This is the sale of a 26.64 acre site located on Power Street, in Hartsville, SC. 

This property is made up of two parcels, with one parcel located within the City of Hartsville and 

one parcel located just outside of the municipal limits. The property sold on August 2, 2021 for 

$485,000, or $18,206/acre. The front portion of the site is unzoned and commercial or multifamily 

development is allowed. The rear portion of the site is zoned R-1, Single-Family Residential 

District, by the City of Hartsville. The buyer is an office and industrial building developer. The 

site has approximately 1,025 L.F. of frontage on Power Street and 1,190 L.F. of frontage on Quail 

Hollow Road. The site has all necessary utilities. The site is located in an X flood zone, which is 

a non-hazard area.   

 

This property is considered to be similar to the subject property in respect to size, shape, access, 

utilities, and topography. The site is inferior in respect to zoning flexibility and location.  

TMS Nos. 036-07-01-022 & 028 (Darlington County) 

 

Land Sale No. 2: This is the sale of a 10.87 acre site located at 79 Black River Road, in the City 

of Camden, SC. The property sold on January 18, 2022 for $400,000, or $36,799/acre. The site is 

zoned CMU, Commercial Mixed-Use District and commercial or multifamily development is 

allowed. The site is adjacent to a large apartment development, in proximity to commercial 

development and was purchased by a hotel developer. An I-20 interchange is located less than ½ 

mile from the site. The site has approximately 377.25 L.F. of frontage on Black River Road and 

1,140.33 L.F. of frontage on Titan Drive. The site has all necessary utilities.   The property is 

located in an X flood zone, which is a non-hazard area.   

 

This property is considered to be similar to the subject property in respect to zoning, topography, 

shape, and access. The site is smaller than the subject site and considered to be superior in respect 

to location.  

TMS No. C299-00-00-241 (Kershaw County) 
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Land Sale No. 3: This is the sale of a 12.0 acre site located on Hartsville Crossing Boulevard, in 

the City of Hartsville, Darlington County, SC. This site is located approximately 0.34 mile 

southwest of the subject site. Hartsville Crossing, LP purchased the property from Pharos 

Properties MHP #5, LLC, on December 5, 2018 for $509,725, indicating a sale price of 

$42,477/acre. The site is zoned B1, Central Business District, by the City of Hartsville. The 

property has been developed with Hartsville Crossing, a 32-unit affordable housing apartment 

community. The indicated density is 2.66 units per acre. This site has minimal road frontage on 

Hartsville Crossing Boulevard, with only a 66’ entrance drive as frontage, which provides access 

to the main portion of the site. The site has all utilities available.  

 

The property is considered to be similar to the subject property in respect to size and topography. 

The site is adjacent to a Walmart anchored shopping center and is considered to be superior to the 

subject site in respect to location. The site is considered to be is inferior to the subject property in 

respect to shape and road frontage.  

TMS No. 056-00-01-157 (Darlington County) 

 

Following guidance in the 2024 QAP, I have analyzed the sales based upon the indicated value per 

acre. The sales indicate a range in value, before adjustments, of $18,206 to $42,477/acre. 

 

Discussion of Adjustments: 

 

Time/Market Conditions:  I was unable to extract a time adjustment from the comparable sales. 

There have been few comparable sales in the subject neighborhood in recent years; however, well-

located vacant sites with favorable zoning are assumed to have seen value increases in recent years 

along with general inflation. I have made a moderate time adjustment of 4.0% per year to the sales, 

which is believed to be reasonable. After time adjustments, the indicated range is $20,391 to 

$52,247/acre. 

 

Shape: Sale Nos. 1 is inferior to the subject property in respect to shape and access and is adjusted 

+10%. 

 

Size: Sale Nos. 2 and 3 are adjusted -10% for their smaller size. 

 

Zoning: Approximately 52% of Sale No. 1 is unzoned, with commercial and multifamily among 

many allowed uses. The remaining 48%, which is located at the rear of the site, is zoned R-1, 

Single-Family Residential District. I have made a +25% adjustment to this sale due to the more 

restrictive zoning on the rear portion of the site.   

 

Location: Sale No. 1 is located well outside of the central business district and is adjusted +25% 

for location. Sale No. 2 is located within ½ mile of an I-20 interchange and is adjusted -10% for 

location. Sale No. 3 is adjacent to a Walmart anchored shopping center and is adjusted -10% for 

location.  
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Conclusion: After adjustments, the indicated range is $30,586 to $47,022 per acre, with a mean 

of $36,762/acre. Sale No. 1, at $30,586 required substantial subjective adjustment and is given the 

least weight. Sale No. 3, at $47,022/acre was purchased for multifamily development, is located 

in proximity to the subject site and is given the most weight. I have also considered the pending 

contract of the subject parcels, at an average sale price of $36,850/acre, which appears reasonable 

based upon the comparable sales. Based upon the foregoing information, I have concluded upon a 

value indication of $38,000/acre for the subject property. The subject site totals 23.88 acres and 

the indicated value is then $907,444, rounded to $905,000. 

 

Conclusion  

 

The value based upon dollars per acre is $905,000. Therefore, the estimated value of the subject 

property by the Sales Comparison Approach to Value is then $905,000. 
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LAND SALES CHART 

 

SALE NUMBER SALE NO. 1 SALE NO. 2 SALE NO. 3 

TMS NUMBER 
036-07-01-022 

036-07-01-028 
C299-00-00-241 056-00-01-157 

CITY Hartsville Camden Hartsville 

ZONING None/R1 CMU B1 

SALE DATE 08-02-21 01-18-22 12-05-18 

DENSITY n/a n/a 2.66 

EFF. SALE PRICE $485,000 $400,000 $509,725 

EFF. SIZE (ACRES) 26.64 10.87 12.0 

SALE PRICE/ACRE $18,206 $36,799 $42,477 

TIME ADJ. +12% +11% +23% 

TIME ADJ. SALE 

PRICE/ACRE 
$20,391 $40,847 $52,247 

SHAPE/ACCESS Equal             -0- Equal             -0- Inferior     +10% 

SIZE Equal             -0- Smaller      -10% Smaller      -10% 

ZONING Inferior     +25% Equal             -0- Equal             -0- 

LOCATION Inferior     +25% Superior     -10% Superior     -10% 

TOTAL ADJ. +50% -20% -10% 

ADJ. SALE 

PRICE/ACRE 
$30,586 $32,678 $47,022 
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Land Sale No. 1 

 

Property Identification  

Record ID 508 

Property Type Vacant Land, Commercial/Multifamily Land 

Address Power Street, Hartsville, South Carolina  

Location At Qual Hollow Street 

Tax ID 036-07-01-022 & 028 

  

  

Sale Data  

Grantor Toya J. Danzey 

Grantee Industrial Properties, Inc. 

Sale Date Aprile 5, 2024 

Deed Book/Page 1110/5552 

Recorded Plat 79/237 

Property Rights Fee Simple 

  

Sale Price $485,000   

  

Land Data  

Primary Frontage 1,025 L.F. Power Street  

Secondary Frontage 1,190 L.F. Quail Hollow Street  

Zoning None/R-1 

Topography Typical  

Utilities All Available 

Shape Irregular; Functional 

  

Land Size Information  

Gross Land Size 26.64 Acres or 1,160,438 SF   

  

Indicators  

Sale Price/Acre $18,206 

Sale Price/SF $0.42 

 

 

Remarks  

The front portion of the site is unzoned and commercial or multifamily development is 

allowed. The rear portion of the site is zoned R-1, Single-Family Residential District, by 

the City of Hartsville. The buyer is an office and industrial building developer. The site 

is located in an X flood zone, which is a non-hazard area.   
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Land Sale No. 2 

 

Property Identification  

Record ID 509 

Property Type Vacant Land, Commercial/Multifamily Land 

Address 79 Black River Road, Hartsville, South Carolina 

Location At Titan Drive 

Tax ID C299-00-00-241 

  

Sale Data  

Grantor Wilkat, LLC 

Grantee Kamini, LLC 

Sale Date January 18, 2022 

Deed Book/Page 4658/281 

Recorded Plat 3731/254 

Property Rights Fee Simple 

  

Sale Price $400,000   

  

Land Data  

Primary Frontage 377.25 L.F. Black River Road  

Secondary Frontage 1,140.33 L.F. Titan Drive  

Zoning CMU 

Topography Typical 

Utilities All Available 

Shape Irregular 

  

Land Size Information  

Gross Land Size 10.87 Acres or 344,124 SF   

  

Indicators  

Sale Price/Gross Acre $36,799 

Sale Price/Gross SF $0.85 

 

 

Remarks  

Commercial or multifamily development is allowed in the CMU District. The site is adjacent to a 

large apartment development, in proximity to commercial development and was purchased by a 

hotel developer. An I-20 interchange is located less than ½ mile from the site. The site has all 

necessary utilities.   The site is located in an X flood zone, which is a non-hazard area.    
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Land Sale No. 3 

 

Property Identification  

Record ID 488 

Property Type Vacant Land, Commercial/Multifamily Land 

Property Name Hartsville Crossing 

Address Hartsville Crossing Blvd., Hartsville, Darlington County, South 

Carolina 

Location West of N. Fourth Street 

Tax ID 056-00-01-157 

  

Sale Data  

Grantor Pharos Properties MHP #5, LLC 

Grantee Hartsville Crossing, LP 

Sale Date December 5, 2018  

Deed Book/Page 1087/5774 

Property Rights Fee Simple 

  

Sale Price $509,725  

Cash Equivalent $509,725   

  

Land Data  

Zoning B1, Central Business District 

Topography Typical 

Utilities All Available 

Shape Irregular 

  

Land Size Information  

Gross Land Size 12.0 Acres or 522,720 SF   

Front Footage 66 ft 

Units 32 

  

Indicators  

Sale Price/Gross Acre $42,477 

Sale Price/Gross SF $0.98 

Sale Price/Actual Unit $15,929 

 

 

Remarks  

The property has been developed with Hartsville Crossing, a 32-unit affordable housing apartment 

community for families. The indicated density is 2.66 units per acre. This site has minimal road 

frontage on Hartsville Crossing Boulevard, with a 66’ entrance drive providing access to the main 

portion of the site. The site is very irregular in respect to shape. 
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FINAL CONCLUSION OF VALUE 

 

Value Indication:   

 

Market Value “As Is”   $905,000 

 

The Sales Comparison Approach to Value is based on the assumption that no prudent purchaser 

would pay more for a property than the cost to acquire a property of similar utility in the competing 

market. This approach renders a reliable estimate of value when there are several recent sales of 

similar properties in the market. I have researched the market and found sales of reasonably 

comparable properties. The value indication by the Sales Comparison Approach to Value is 

considered to be reliable. 

 

Based on the appraisers’ investigation, analyses and conclusions, an opinion has been formed that 

the Market Value “As Is” of the fee simple estate of the subject property, as of September 14, 

2024, was: 

 

NINE HUNDRED FIVE THOUSAND DOLLARS 

$905,000 

 

 

MARKETING TIME/EXPOSURE PERIOD 

 

Based on sales included in this report and my files, the marketing time/exposure period for the 

subject property is estimated to be about 12 to 18 months.  It should be noted that marketing 

time/exposure period is a function of several variables including list price and marketing strategies.  

This marketing time/exposure period estimate is based on the value reported and competent 

marketing. 
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QUALIFICATIONS 

 

Franklin B. Sewell, MAI      Phone: (843) 284-3090 

Gold Bug Valuation Services, LLC       

1493 Village Sq. 

Mount Pleasant, South Carolina 29464 

 

Education: 
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QUALIFICATIONS (Cont.) 

 

Appraisal of Self-Storage Facilities        2014 

Course CE-NSU   National USPAP Update       2014 

Course CE-1375  Forest Valuation for Non-Foresters     2014 

Course DE-1188  Appraisal Math and Statistics      2016 
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Course DE-1129  Introduction to Legal Descriptions     2016 
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Course CE-NSU  National USPAP Update       2018 
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Course DE-1671  Defensible Appraising       2020 
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Prior Experience: 

 

Gold Bug Realty, LLC/Gold Bug Valuation Services, LLC    2006 - Present 

Nimmich & Associates, LLC        2002 - 2017 

Nimmich, Anderson & Associates       1996 - 2002 
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South Carolina State Certified General Real Estate Appraiser CG-2877   1999 
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QUALIFICATIONS (Cont.)  

 

Appraisal Experience Includes: 

 

-Apartments    -Federal Government Buildings    

-Acreage    -Mixed-Use Properties 

-Office Buildings   -Manufacturing 

-Convenience Stores   -Condominium Development 
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